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.‘i' STANDARD OFFER, AGREEMENT AND ESCROW

INSTRUCTIONS FOR PURCHASE OF REAL ESTATE
(Non-Residential)
American Industrial Real Estate Association

—January 25 2062..
(Date for Reference Pumoses
1. Buyer.
1.1 - Buyer”,
heraby offers 0 purchase the real property, hersinafier described, from the owner thereot ("Beller”) (collectivaly, the *Partiaa” or lndrv.dual!y a *Party
through an excrow {"Escrow”) to dose OHM}_E_JAEJ_MM_QLMQM

("Expected Closing Data®) 10 be W by _Commexce Escrow COMOany - l"Escrova Hotder™
whose address It 154 _QQO_J.J___M L _Rhak
Graf .PhoneNo._213,404.0855 _ ___, Facsimile No.213.383,0417

ypon the lerms and conditions set forth in this agreement ("Agreement®). Buyer shall have the right to assign Buyert righta heceunder. but arv tuich
assignment shall riot relleve Buyer of Buyer's obligations hareln unless Seller axpressly releages Buyar.

1.2 The tarm "Date of Agreement” es usad hersin shall ba the date when by exscution and delivery (2t defined i paragraph 20 2) of thiu do: ., on'
or a subsequet counteruffar thereto, Buyer and Seller have reached agreement in wrifing whereby Seller agrees 10 sefl, and Buyer agrees tu purciase. +v
Property upon terms aocepled by both Parties,

2. Property.
2.1 The raal property ("Proparty”) that is tha subjact of this offer consists of (insert & brief physical description) an_apRraximat s

£0.984 SF_land parcel

is locatad In the City of _South Gate .Countyof __Log Angelen . _
Stateof _California . is commonly known by the streat addresc 0 5030 Fizestona Blvd, _

and is legally desoribed av: provided through Eacrow : .

(APN:6222-005-024 = )

2.2 |f the lagat description of the Property is not compiete or is inaccurate, this Agreement shall not be ivelld and the lsgal deserplion -s:a.: ~e
completad or cotrected to meet tha raquirements of _Chicago Title Company’ - Attn: Mike Slingerx —
(“Title Company”), which shall lesun the tits policy hereinafisr described.

2.3 The Properdy indudas, at no additicnal cost to Buyer, the nt Wnpr ts th including thosza Bems which the urune ¢
applicabla law are 9 part of the property, as well as the following ems, ihny. owned by Sellar and at present lacated on the Property electrical disint: ten
systams (power panel. bus ducting, condulls, ditconnects, lighing fixtures); telophone distribution wﬂerus {linos, [acks and connections vrdy). Lput-
heaters; heating, ventlating, air canditioning equipment (‘HVAC'); ale inez: Nre sprinkler aystems; y and firs d \ SysY CHIPELS, wilddir
coverings; wall.coverings; and None

{collectively, the “Improvements® .

toono vilh vl mardofing -
2.5 Exeapt as provided in Paragraph 2.3, the Purchase Price does nat Induds Sellar’s personal property. fumiture and furnishings, any

3. Purchase Price.
341 mwmemummhmm-mmmuysw«ws-mmmmnymnm

$730,000,00 25 fol
(o) cmam mthngmynmmnddmd In paregraph 4.3 {or if an all cazsh
transaction, the Purchase Price): ~8220.009 uy
{Steko-i#-nat ~
. s 0d-in-peragraph-§-4-eny: e TR ———

Vi Vi v 7 .A aswo tho " natn.af Dosas-do-Ballos-d. o o Le_
Late 7 bl Al L4 7 Ll POR¥e P
£Rurchase-Money-Now Hn-the ‘-ok— B R S
Toral Purchase Price: $730.000.0

3.2 |f Buyer is taking tlla to the Property Subject fo, or as:urrung ond Exiating Dead of Trust and such deed of trust permits the benedtd « <
& d of faes including. but not limitad to, points, pr g fess, and uppralsal foes sx a condition 1o the transfer of the Pruperty. Buyer uqrue:-

10 pay such fees up % 8 maximum of1 5% of the unpaid principal batance ot the applicable Existing Note.

4. Deposits.
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41 O Buyer has defiversd to Broker 2 chack in the sum of s payable to Escrow Holder, o ba hald by Broker
untl both Parties have executed this Agreement and e ¢xecuted Agroement has been dalivered to Escrow Haldar, or &) Buyer shall delives ic = scrow
Holder & check in the sum of $ 25,000, 00 whon both Parties have executed this Agresmen ’

t ond the executed Agresmer! hat
oen defivered to Escrow Holder, When cashod, the chook shall be deposiied (nto the Eacrow’s trus! acount to be applied towand the Purchase Price of the
Praperty at the Closing. Should Buyer and Sefler not enter into an agreement for purchase and sale, Buyer's check or funds shall, upon raquast by Huver
be promptly retumed ta Buysr. .

i OF HEQAPPFOWA 4 wasth

Mm \n-witing—al-the-di . .
: g ? wethin-£al4-7-daye-it-chall-ne.

W M1 WP UPRTIN
ot M-BeHC) RIS

Xho
[ p—. v W o J Moldes. o _bha iunias ond D dta-onhv-10-tho-Gaol Noteic) dine_ tho MNow-4-
L A nadiiy 4 g ¥ y = ) P
£ . Tholf Alade. andios the Py . ll_‘n!\-.ul.l:r sodk-ahall. ol gleal, w
y W 4 Vo following-{ena-viaa-peimkans {3

¥ P
e s - -~
6.3~ i-the-Purshace-Menoy-Doad-ot-Truot-ls-10-bo-Subondinato-to- Heldor-ghat—at-Buyer' o o AS

WWMWWWWW WF-BUYER-ULTIMA (B, ~
7. Real Estate Brokers.

7.4 The following rea) estate broker(: ) ("Brokers®) and hrokersge tolaBanships axist in this transaclion and are consentad o by the Partes . -
the applicable boxes):

SUYOr o

# COLLIBRS SEELEY INTERNATIONAL, INC rapresants Sailer uxclusively ("Seller's Broke.”

jm] : P ts Buyer N iy ("Buyur’s Brok..” .
) . presents both Sefler and Buyor *Dual Ager.cy”:.
MMUMMMMMMMMMﬂMth‘. ont San h 24 for ing the nature of a ra #etate

agency retationship. Buyer shall use the sefviosa of Buyer's Broker exclusively in connaction with any and 21l negoliations and offers with raspac” ' the
Properly for s pariod of 4 year from the Deta of Agreement.

7.2 Buysr and Seter each represent and warrant to the other that hefshe/it has had no daafings with any person, firm, broker of Ainder i corr.achur

with the nagotation of this Ag t sad/or e consummation of the purchase and esle contemplated harein, other than the Brokers nzmext m anranranh
“ 7.1, and no troker or other parson, fian of ontity, other than sald Brokers ie/ace entifad o any commisnlon o findar’s fee in connection with this fm sctio-

ot tho rotull of any destings of acts of guch Party. Buyer and Saller do each heredy agree o indemntly, dafend, protact and hold the uther “armia- *om

and against any cosls, expenses or fability for compensation, commission or charges which may be claimed by any broker. finder of other simila: sy,

other than saki named Brokers by reazon of any daalings or act of the indemnifying Party.

8. Escrow and Closing. . ’

8.1 Upon acosptance hereof by Selier, this Agreement, including any eountsr-offars Incorporsted hersin by the Partes, shall constitils nc! v Me
agreement of purchase and sale betwsen Buyer and Scller, but also Instructions to Escrow Holder for the consummation of the Agreamer: hrouge i
Escrow. Escrow Holder shall not propare any further secrow Inetructions restating or amending the Agreement urlaxs spacifically an insinictar: v ne
Parties ur a Brokat hereln. Subject to the reatanable approval of the Paities, Escrow Hoider may, howeves, include ita standard general ascrew »7 ~an:

A and oot "

8.2 As tooh aa practical after the reocipt of thix Agr 't and any [ Holder shall ascartaln the [2ate ¢t Aama +*
defined in paragraphs 1.2 and 20.2 and advise the Parties and Brokars, in writing, of the date escertained.
8.3 Escrow Holdor is hereby authorizod and d v duct the in accordance with this Agreement. applicable taw and cuxiar Ana

practice of the commundty (n which Escrow Holder is located, including any reporting requirements of the intemal Revenus Cade. in the avent of = rfict
betwaan tha law of the etate whore the Property is located and the law of the glate whora the Escrow Holdar is located, the low of the sinle 4 .7, hz
Property is lovated shall prevail, . :

8.4 Subject to satisfaction of tha contingencles hereln described, Escrow Holder shall close this escrow {the “Cloalng®) by recording 20t
warranty deed {a grant deed in California) and the ather documaents required to Da facorded, and by disbursing the funds and documonts 'n 3~ sance
with this Agroement. : .

8.5 Buyer and Seler shall each pay one-hall of the Escrow Holders chargea and Seller shall pay te usual recording fsas and anv  couirec
dooumentary tiansfer texes. Seller shull pay the premium for a standard coverage owner's or joint protaction paliay af life insurance.

8.6 Escrow Holder shall verily that all of Buyers contingencles have been satisfied or waivad priar 1o Closing, The matters contmned i paragraphs
9.1 subparagraphs (b}, (€), {d) (e} (g). ). (n), and (0). 9.4, 8.5, 12, 13, 14, 18, 16, 20, 21, 22, and 24 are, however, mattars of agreement botwer: the
Partios oply and are not instructions to Escraw Holder.

v el
e e .
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8.7 If this transacon s teeminated for non-setisfaction and non-waiver of a Buyer's Contingency, as defined In pan.yraph 9.2, then adither of the
Partios shall thareaftor have arry fiabllity to the otver under this Agreement, excapt 1o the extent of a breach of any affimativa covenant or warmanty n this
Agreement. In the event of such termination. Buyer shell ba promptly refundad afl funds depotited by Buyer with Escrow Holder, less only To Cacouny
and Escrow Holder cancatiation fens and costs, ai of which shull be Buyar's cbligation.

88 The Closing shall occur on the Expected Closing Date, or 88 4000 thereafter aa tha Escrow s in condition for Closing; provided. hawov, that 4
mcmgxmmhhmﬁ:ﬂ?ﬂymﬁmmwvg?’&umh‘ o ‘g&‘mt:lﬂ t ions of the Partlas, a Party not then in defauit

or emant may notily the other . Escrow , & ™. in wiiting unless the Claaing occurs within i o
sald nctice, the Excrow shal ba deamed tenminaied without Aither notios of instructions. 3 business days ollowing

8.9 Except as oherwise provided herein, the teeminstion of Excrow shafl aot fefieve or release eithar Party from any abligation o pay Escrow
Ho!dofshwmdeosboreom.m.Meau«d-d\tmd-wuuehardehwmn- d in the par of the oblgati

ents, covenants or wairanties contained therein. v

8.10 If his Escrow is terminated for any raason other than Seiler's braach or default, then at Seller’s request, and 8¢ a condiion to the retur:: of
Buyers depostt, Buyer chall within § days after written request deliver to Sefter, at no chargs, copies of all surveys, enginearing studies, soll rports  nAps,
master plana, feasiblity studies and other similar items prapured by or for Byyer that partxin to the Propsity. Provided, iowevs, that Byyer skail ~nl he
required fo deliver any such repart It the written contract which Buyer antesed inta with the conudtant who prepared auch report specifically farhide the
dissemination of the repost to others.

9. Caontingenciss to Clasing. '

8.1 Tha of this transaction I8 contingent upon the satisfaction or walver of the follawing con! ncies. IF BUYER FAILS TO NOTIFY
ESCROW HOLDER, IN WRITING, OF THE.DISAPPROVAL OF ANY OF SAID CONTINGENCIES WITHIN TﬂﬁE‘o‘Y"lllE SPECKFIED THERFIN, [T s?m t
BE CONCLUSIVELY PRESUMED THAT BUYER HAS APPROVED SUCH ITEM, MATTER OR DOCUMENT. Buyer's conditional approval shalt constitute
disappraval, unless pmhion_i- tade by the Sefler within the time specifisd therefore by tha Buyer in such conditional approval or hy this Agraamant
whichever it later, far the satisfaction of the-condition Imposed by the Buyer. Escrow Holder shall promptly provide all ParBies with coples ¢f any ritten
dissppraval or conditional approval which it i With regard to subparagraphs (a) thmugh (1) the pre-printed fime pardods chall control unlasc
different number of days is Inserted in the spaces provided.

(a) Disciosurp. Seller shall make to Buyer, through es: , all of the applicehla died, tequired by taw (See American inchminet Renl Cames
Association (“AIR") standard form entited “Selier's Mandatory Disclosure Statement”) and provide Buyer with a pl Property Inf e Shoe
{*Property Informalien Shest"} conceming the Property, duly axecuted by or an behalf of Sailer In the currant form or aquivalant % that publithed oy tha
AR within 10 oe—~=——— days following the Date of Agreement. Buyer has 10 days from the receipt of said disclosures te approve or dmapprave the
matlers disclosed. - .

(b) Physical Inspection. Buyerhas 40.e _______ days from the receipt of the Property Information Sheet or the Date of Agreemant, whichaver -«
tater, to satlsty itself with regard ¥ the phytical aspects and size of the Property.

(o) Hazardous Substance Conditians Report. Buyer has 3¢ dayx from the racaipt of the Propsry information Sheat ar tfin Nata af
Agreemant, whichevar is later, to satisfy itsell with regard to the anvironmental aspecis of the Proparty. Seller recommends that Buyer obtain o Hazardous
Substancs Conditions Report concaming the Proparty and ral ¢ adjaining proparties. Any such raport shall be pald for by Buyer. A "Masurdous
Suhsatance” for puposas of this Agreement is defined as any substance whosa natute andlor quanfity of existence, use, manutacture, dispasat or offoct,
render It subject o Fedoral, stete or local g lation, mvestigat diation ar | 23 potentially injurious to public hoalth or wafara.’A “Hazardous
Substance Conditien® for purposes of this Agrsement is defined ss the existence on, under or relevantly adjacent to the Property of 2 -lazarduus
Substance that would require ramediation andior remaval Under applicable Federal, state or local law.

(d) Soif Inspaction. Buyer has 30-o¢- days from the recsipt of the Praperty informaton Sheet or the Date of Agroement, whichover - .ites
to satisfy Asell with regurd to e condition of the solls on the Propenty. Seller recommenda that Buyes obtein a sall test repost. Any such report strall ts Jnk)
for by Buyer. Sefler shall provide Buyar coples of any sol's report that Sefler may have within 10 days of the Date of Agreemant. '

{e) Govemmental Approvals. Buyer has 30-er-. dayz fram the Date of Agreement to satisfy (tself with regard to approvals and ¢ it
from gavemments! agancies or departments which have or may have |utisdicion aver the Property and which Buyer deems necexsury ur desirably i
connsclian with Its intended use of the Property, Inciuding, But nat limited 1, permits and approvals required with respsct to zoning, plenninn, buildig aae
safety, fwe, police, handicapped and Amaricans with Disabililes Act i nts. talion and envi | mattory, ‘

%

Conditions of Trs. Escrow Holder shall cause a current commitment for UBa insurance {“Title Commitment) conceming the Praperty :4.uec
by the Title Company, as well as legible copies of 3l documents referved b in tha Tite Commitment ("Undarlying Documents”™ to be dalivered 1 tuyet
within 40-6f days following the Date of Agresment. Buyer has 10 days fom the receipt of the Tite Commitmant and Undertying Documnnts to
satialy Itsalf with regard to the condition of tite. The disapproval of Buyer of any manetary encumbrance, which by the tarms of this Agmamand .. .l i0
remain against the Property after the Closing, shak nol be considerd a falure of thig contingency, 3s Sefler shall have the obligalion, at Soller's vxponse.
to sallafy and such di d tary brances &t or before the Closing.

(g) Survey. Buyer has 36-a¢- __ days from tha recaipt of the Title Commitmani and Undartying Documents fo salisty itself with regarc. «. any
ALTA title supplement D600 UPOn & suvey prapared o American Lend Tite Assaciation ("ALTA") standarda for an owner's policy by » ficuniug weveyu
showing the legal description and boundary fines of the Properly, any sasements of record, and any imp \ents, poles, structures and ihings "+ tec
Mnaomummuhmmmmwmwmm, parsd at Suyer's dk and exp It Buyer has Obtaltied.a
survey and approved the ALTA e supplemont, Buyer may elest within the period sliowed for Buyer's approval of a survey to have an Al {A oxtenden
coverage ownar's form of #le polcy, in which gvent Buyer shail pay any additional premium atirbutable therem.

(h) Existing Leaszes and Tenancy Statamanty. Sefier shall Within 40-e¢ ______ days of the Date of Agresmont provide both Buyar and &-ciow
Holder with legible copies of all leases, subl or rents) smang: ts (coflectivaly, “Existing Leasen®) affacting the Praparty, and with a trrancy
statamant ("Estoppel Cortificate™) in tha Latast form or aquivalent to that publichad by the AIR, avacutsd by Sefier and/or aach lanant and sutitenit~! » © the
Proparty. Seller ghall use iis best efforts to have each tanan complete and exacute an Estoppal Certificate. If any (enant falls of refuses 20 provde a
Extoppsl Certificats then Soliar shell complate and execyte sn Esinppel Certificats for that tenancy. Buyer has 10 days from_the receip! of sant - «shny
Lesses and Extappel Certificates to salisfy itself with regard \o the Existing Leeses and any otwer tenancy lssues. t o

(i) Other Agresments. Solier shafi within $0.0s________ days of the Date of Agreement provide Buyer with logible copies of all othar agrenments
{"Othar Agreements") kaown to Seller that wil sffect the Property after Closing, Buyer has 10 days from the receipt of said Other Agreamunts to uiitisfv
itsatf with regerd 1o auch Agreemenfa.

(i) Financing. If pacagraph 6 hereof dealing with a financing contingency has ot been siicken, the satistaction or walver of such Now - 0:.
contingency.

(k) Exiating Notes. Hf paragraph 3.1(c) has aot bean icken, Seller sholl within 40-9¢ _______ days of the Date of Agrsement provide Buve: wiln
legible copies of the Exieting Noles, Existing Deeds of Trust end related agreements (collectivaly, “Loan Documents®) 10 which tho Property wilt *amain

.ub;oaammcmsmmmmsmmmroqumfmmommdmwmﬂoma‘ ficiary staterment ("Boneflcary Statemont™
m(i)memmdmww i the curent «t rate, and the date to which Interest Is paid, and (2) the natura aad amount =

any impounds heid by the henaficisry in connaction with such loan. Buyer hes 40-of days froen the racslpt of the Loan Documents and B.'ﬁ.sﬁfnary
Statements to aalisfy itsaif with regard to such financing. Buyer's obligation to closs Is conditionad upon Buyer belng able fo purchase the Property -withot!
accolomtion of ¢hange in the terms of any Existing Notes or chargas ta Buyar except as otherwise provided in this Agroemant or approved by Auyer
“provided, however, Buyer shall pay the transter fea refermed 1 In pemgragh 3.2 hateo.

(1) Personsl Propsriy. in the event that any personal property I Included in the Purchase Price, Buyar has 10-0¢ __ days trom tha ate of
Agreement 1o satisty itsell with regard 1o the e condition of such personal property. Seller recommends’ Trat Buyer obtain 3 UCC-1 roport Any v caper
shall be paid for by Buyer. Seller shett provide Buyar coples of any lians or sncumbrances Macing euch personal property that & & aware of mthin wor
___ days of the Dale of Agresment. '

(m) Dastruction, Damage o¢ L0s3. Thers shall not have occurred prior 1o tha Closing, a destuction of, or dsmage of loaa to. tha Penperty o0 winy
porilon thereot, from any cause whatzoever, which would cost more than $10,000.00 to repalr or curs if the cost of repale or cure i3 $10,000 H0 - 1ass
Seller shafl rapair or curs the foss prior to the Closing. Buyer shall have e option, within 10 days afler receipt of writtan notice of 3 losx enating «ore- *har
$10.000.00 fo repair or cure, 10 elther temminate Gis transaction or to purchase the Proparty notwithstanding such toss, but without deductiar. . ~Tset
againsi the Purchase Price. Hf the cost tn mpalr or cura ls mars than $10,000.00, and Buyer doss nat efect to terminate thi transaction, Buyer «nall 06
entitied to any & p ds appficable to vuch loss. Unleas otherwiee notflad in writing, Escrow Holder sholl acsums no such destructon. image
or loas has occurred prior to Closing.

{n) Materia! Change. Buyer shall have 10 days following receipt of writtan notice of a Material Change within which to astisly uell with segard
such changa. *Matarial Change® shell mesn = change in the status of the use, occupancy, tenants, or condition of tha Proporty that accurs after the dute ot
this ofter and prior to the Claaing. Unless otherwise nottfied In writing, Escrow Hotder shall assume that no Material Change has occurred 00 W tho

Y 4 _ﬁ_e,L
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(::mwamm:lmmummummcmmmw Sellar of aath and evary undertaking and agreament v te
Ropoamart naofas a e BITkerays Fee i concamed. 4nd i 0 cham 4nk8 e Made i reapectbs e paymontof B4 Brocorron Fer e cbn
e ?.2 Al of Wm:&ﬂﬂm.% {2} hrough (2) of paragraph 9.1 are for tha beneflt of, ard may bo waived by, Buyn: '.-m e
be eisowher harain rforred to 48 “Buyar Confingancles * ' T

. P i .
9.4 Buysr understands and agraes that untd such time a3 & Buyers Contingencles have beon satisfied ar walved, Seller snd/or its ogent: ~ay
solicil, entertain andiar accept back-up offere to puschaze the subject _
95 The Parties acknowladge that axtensive incal, state “a:d Federal logisl:'ﬁ::nmnsh broad liablity upon awnars andfer users of roat prooarly fra:

. ination o oy

the Investigation and remediation of Hazarmdous S oak Substance Condition and the evatuation i
the mmdpud‘ a condhion are highly technical and beyond the expertisa of Brokers. The Parties achnawiedge hat thay have baen advisen by Rmkan
o consult thoir awn technical and legel experts with reapeact to tha poseible presence of Hazerdous Substancas on this Property or adjoining pmpentia: . and
Buyer end Sefler ars niol Feiying upon any investigation by or sietement of Brokers with reapact thereto. The Parties heteby aasumis ol maponsibfity for the

impact of such Haxsrdous Subatancas upon their respactive interests hereln,
10 Dmv;n_m;:;:qumdnorhfon CIcslléq:
10.1 Five prior to the Cloalng ¢aty Evcrow Holdar chall gbtain an updated Tite Commitment concaming the Propost tha Titie Cearsodny
and provide coples ereof to aach of the Partes. 9  hom ey
10.2 Sciler thal deftver fo Escrow Halder in time far daitrary to Buyes at the Closing:

{a) Grantar genersl warmnly deed, duly exacuted and in reoordable form, conveying foo titte ta the Properly 1o Buyer.

{b} H applicable, the Beneficiary Statsmants conceming Existing Note(s). . .

{c) # spplicmble, the Existng Leases and Other Agmements togethor with duly axecutad astignments thereof by Sefler and Suye. "I
wmdﬂmm shall be on the most recont Assignment and Assumption of Lessor's Interast in Leste form published by the Aigx o it
aquivalenl

(d} ¥ spplicable, Estoppél Certifieatss avacutad by Saller and/or the tenant(s) of the Praparty.

(@} An affidavit sxscuted by Seller 10 the effect that Selar iz not a Yorelgn parsan” within the ing of Intamal R Caode Sechon *i4h .
succoasor sietubee. if Saller doge not provide such affiduvit in form reasonably salisfaciory to Buyer ot leact 3 businest daye pror o the Closiag, 7cow
Holder shan at tha Closing deduct from Saler's proceeds and remR ta infernel Reverue Servite such sum a3 ks required by appticable Foderdd Lee: with
rotpact to purchases from foreign sellers.

(N If the Property is Incated in Callfornia, an affidavit exacuted by Seiler (o the effect that Seller i not a “nonresident’ witun tha naun. o o
California Revenun and Tax Cooa $ 18682 or ‘if Saller doat not provide such afidavit ia form raasonably salisfactory t duver u
loatt 3 business days priar to the Closing, Escraw Holdar shall al the Cloaing deduct from Selfler's proceeds snd remit 1o the Franchise Tax Board <t wn
an ié requirad by guch siakste. o

{g) appicable, a bill of xale, duly executad, conveying e to any included personal property to Buyer

(5} If the Sutler ia 2 carporation, a duly corporte 80l fthertring the ston of thes Ag

10.3 Byyer shall defiver 10 Sellet through Escrow: o .

{a) The cazh portion of the Purchase Price and such additional eums as are required of Buyar ynder his Agreemant shall be depositen “y Suys-
with Estrow Holder, by federal unds wire tranafar, or sy other method accepladle to Excrow Holder an Immediately collectable fures. nu lotet #a- ~-0n
P.M. on the businans oy prior to te Expeciad Closing Date! . .

() # » Puchase Money Note and Purchaze Monoy Daed of Trust sre cafled for by this Agreament, the duly axecuted originaiz of thoss
documents, he Purchase Monay Deed of Trust being In recordable form, logsther with evidende of Are insurarica on the Improverments m te amaunt ~° tha
fult replacement cust neming Sefler as 2 morigage lots payee, and & rasl estate tax servies contract {at Buyer's axpenca), assuring Seller of solice 3 the
status of paymont of roal property taxos during the the of the Purchase Note,

(o) Tho Assignmant and Assumption of Lessor's Intorest In Lease spacified la paragraph 10_2{c) above, duly execuiod by Buyrr

{0} Assumptions uly executed by Buyer of the obligations of Seiler that accrire sfter Clasing undar any Other Agreemonts

(o} If appicable, & wiitien acsumption duly sxscuted by Buyer of the loan documents with respect to Existing Notes.

() ¥ the Buyer is a corporsfion, 3 duly d corporate resoltion authorzing the tion of this Ag ¢ and 1A purchdie o o

1 and Ma salm of the Proparty

\g& At Closing, Eccrow Holder shall cause ta ba issusd to Buyer a standerd eavarana (or ALTA mtendad. if elected pursuani to 8. 1)) owow < form-
poficy of tide insuranca effectiva as of the Closing, isued by the Title Company In the fs amourt of the Purchase Price, insund tia tn the Srsperty . xstor!
In Buyer. subject only to the exceptions approved by Buyer, In the 4voni there is & Burchass Money Daad of Trust & this tanadetion. the ookiny v bl
Insurance shall be 2 joint protaction poticy insuring both Buyer and Seiler. .

(MPORTANT: N A PURCHASE OR EXCHANGE OF REAL PRCPERTY, [T MAY BE ADVISABLE TO ORTAIN TITLE INSURANGE 1N CONNES NON
WITH THE CLOSE OF ESCROW SINCE THERE MAY BE FRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTERF S Ix
THE PROPERTY BEING ACQUIRED. A NEW ROLICY OF TITLE INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR INTERSST (N
THE PROPERTY THAT YOU ARE ACQUIRING.

14. Prorations and Adjustments. )

11.4 Taxea. Appficable rsal property taxes and specisl sxsexsmant honds sha be proeated through Eecrow 83 of the dala af tha Cloging, base 1 ..par:
the iatest ax bl available. Tho Perties ngree to pronts 22 of the Claaing ary 1ax5s sstes3ed sgaintt the Property by supplemasntal hall Invied hy mason u
wvents occuring prior i the Closing. Paymont of the prorated amount shall be made promplly in cash upon recslpl of a tapy of any supplamantat hik

11.2 Insurance. WARNING: Any inzursnce which Sellor maintained wit lerminate on the Closing. Buyeris advised {0 obtain approptiet: Insirw 2o

' cover the Properly. “
TR Rm intarest end Exponwas. Behoduled rentale, interost on Exiwting Notes, utfiitles, and P D shall be proeatant an of o il
of Closing, The Parties agree b promplly adjust betwean themsalvas dulside of Escrow any rants received after the Closing.

11.4 Soowrity Deposht. Secunty Capoaits hald by Sailer ehall be given t Buyer 3¢ 8 cradlt to the cash raquired of Buyer at the Closing

1.5 Poat Clowing Malters. Any Hem 1o ba prorated Drat b not dotormined or dalnrtninable st the Closing shal be promptly adjusted by the Partiax by
appropriate cash paymen! oulside of the Escrow whan the afount dus it datenmined.

11,6 Varistions In Existing Nofe Balances, 'n the ever that Buyer 'a purchasing the Properly subjact fo an Existing Deed of Trust{c). and m the rvani
thet » Beneftalary Staternant as o the applicable Existing Notels) disclocas that the unpid prncipal hat of such Existing (s} at tho Clasing anf be
‘mora or less than the amount set Ktl) in paragraph 3.1(c) herec! ("Existing Nots Variation™), then the Purchase Maoney Note{s) shall he st or
inereased by an amount equal & such Existing Mote Varlation. 1f tare it to be &6 Purchace Maney Note, th cash sequired at the Closing .. pa: a7k
2.1(a) shafl be reducad or increased by the amount of sisch Exlsting Nate Vartation.

11.7 Variations in New Loast Balance. In the event Buyer is obtainlng & New Loan and the amount whimately obtained mxcoeds the ame et <nt tem o
patagraph 5.1, then the amount of the Purchase Money Note, if any, shatt bo reduced by the ambunt of such
12, Repreasmiation snd Watrantisa of Ballsr and Disclaimers.

12.1 Seller'y warmntes and reprasantations shall muvive the Closing and deltvery of the deed for a period ot 3 ysars, and, are Uue, Mnteral sy dolian
upon by Buyer and Brokers in aff respects. Seller haruby makes the following wamanties and cepragantations to Guyer and Brokers:

{a) Autharify of Setiar. Saflet is the twner of the Propery andlor has tha full right, power snd authorily to salt, convay and transfer iha Proceny 1o
Buyer as provided herein, and lo perfore Selie.”s chilgationa hereunder.

{b} Maintenance Eswow and Equipment Concition Al Closing. Except as otherwise provided in parugraph B.4(m}! horen! New - shg.
maintin the Propery until the Clostng in I present dondition, ardinaty wear and tear axcaptad. The 1{VAC, plumbing, alevalore, fondng o ard

QWT‘: 2 shall be in good operating order and condition at the me af Closing. . A%Q/ .

IniBals Pagedof8 1=t
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. (c) Hazarious SubsisncewStorage Tanks. Seller has no knowfedge, sxcept as athsrwise disclosed lo Bi iti i
axistpnca on the Property of any Hazardous Substance, nor of the existence ar prior existence of any above MMMWMWMWI :f:r:..mm i
d) Compitance. Seliar haa no knawledga of sny #3pect or condition of the Prapasty which violates appiicable laws, frles, reguiations, codey or
conditons orm&o:‘“mmm ar altersfiang made ko the Property withust a permill whare one was requirad, or of any nfullilad
i""l"“"’"’t"; o, mm“m%""ﬂu 89ancy of casually insuranca company requiring any kvestigation, remediation, repalr, mantanince ur
) Changos in Agresments, fo the Closing. Seller will nol vistats o modify Existng Other Agreemen! any
ieeses or o agreements aflacing 110 Propery, whout Bysr's writin approval, which 200rovpl il e b soeeseeny <miemen Of F0ale uny e

by this Agr(:)omemot otherwise mmaw. ot il 3t e Clrsing. have wn (i 40 possescion of he Propery. ekrept a6 drciocan

(9) Machanics” Lisns. Tham am no unsaticfiad mechenics’ o matedalimans’ Ban fights conearning tha Proparty

(h) Actions, Suits or Proceedings. Seller has na knowledge of any actians, sults or p dings pending or hreatenad belors any commussion
board, bur#m:yf m m&wmﬂm that would affect the Property or the right to ocoupy or utlliz= same. on.

J 3 promplly natfy B and Brokers ragrap affecan
Praperty that hacomes known In Sller prior to e Chaing. . | o wing af way Malertal Chiange (see paragraph 9.1{n)) o the
. “q:II),No Tenn:# Bankrupicy Proceedings. Seller has na notice of knowtedge thet any lenant of the Property ls the subjoct of u Bankniplcy ur

k) No Sefer Banrupicy Frocesdings. Seiler is not the sublect of 4 bankrupicy, inscivancy or probste proceeding

n Froperty. Saler has na knowiadpa that anyone wil, at the Closing. have any right to possassion of an
the _P:rg\;;;:dce nor knowledge of any liene or encumbrances affecing such parcanal pmpmy,r::ep! 3s dlsclosed by ﬁ'ﬁ?.’,:,".? :%::':33 :,':

12.2 Buyer hereby acknowtedges that, except as atherwise stated In this Agrosment, Buyer is purchasing the Proparty in iis existing
by the tme callod for herein, make or have waived af inspections of the Property Buyer belioves am nenganary o protact it own :mﬂ m::‘w:;
cantempisted usa of, te Properly. The Partes acknowladge m:t.‘.-mp: 23 Otharwizs sbrted in thix Ag A, no raps Inducanrenty
P gt X T wiilten, ennsaming the Proparty. or any sapedt of the occupational safaty and p Hacaragas.
Substanca laws, cr any cther act, ordinance or Taw, have basn mada by either Party o¢ Brokers, or mlled upan !wallharParz mm:."nh o Hacana

123 In the event piat Buyer leams that & Seliey representalion or warrsnty might he unltue prior 1 the Closing, and Buyer alacts to purthass e
Property enyway then, and i that event, Suyer walves any right that it may have % bfing an action or ding againsi Saller or Brakars regarding vasd
mpceunhz4 tion ar warranty. \ - s -

12,4 Any snvicoamental reports, reports, survays. and other similar docurnests which were préparad by third

by Sefler or Salar’s mpresantaivas, have bean dellvarsd 2= an accommodation to Buysr ammugthm b'ym nmm?mﬁfﬁm

ency, accutacy, complatensss, end/or validity of sald documents, afl of which Buysr mslies o0 at ite own rizk. Sallar belicves 4ard document, i ue
:;un:t-.ml!:mh dvined lo retein approprinte itants {0 review sald documants and lnvsstigats the Praparty &

. Possesalon. i
Poum“ Buyi:nr'd E'::lry Property shafl be given to Buyer g\ the Clesing subject io the fights of tenants under Existing Leases 4

3 ] . -
Al any tme during the Estrow petiod, Buyer, and It agents and reprasantatives. shall have the rght st bie titen and subjeet i Aghtsof t )
anter upon the Proparty for the gurpore of Making imepactions and fests spacified in This Agresmont. No destructive taaling shall be conducted, howaver
without Sallar’s prior approval which shafl not be unreasonably withheld. Fellowing any auch anly or work, unless otherwite directed n wning hy Sallac,
Buyer chall ratum the Property to the condion It was in priar tn such entry or wark, including the recompaction of removal of any dizrupted coil of material
as Seller may reasonably direct. All such inspections wed tesla and any other work oonductad or matenals fumishird with reapect tn Bn Prasony by ‘-
Buyes shall be paid for by Buyer rs snd when due and Buyst shall indemnity, dafand, protect and hold hannfess Seller and the Proparty af and nre an.
ond sl claims, abifitlss, losees, exper {nchuding bie attomays’ fees), domeges. including thoes for injury t4 parson or proporty, wie oy == <1+
r;hﬁ:ghm%wkumﬂabwhaehmmsdm.rhngmbu’omphyeealnmacﬂnnlhumuth
15, Further D its and
Tha Pariles shall each, diigently and in good falth, undertake all actions and pmcsctures reassonably required 1o piaca the Escrow ' eondition for Cluy.ny as
and whan required by this Agreement. The Parties agree o provide all Yurther inf 1. and ip und dellver all furthar documants mam-:‘:bry
required by Escrow Holder or tha Tile Company. .
15. AMorneys' Fees. ’ .
if any Parly or Broker brings an acticn o proceeding (Including arbitralion) involving the Proparty whether founded in lort, enntract or equity ur to geclam
righta hareunder, the Prevalling Parly (s hereafter defired) In any such proceeding, action, or appaal therecn, shatl ba ontifed t mmaansbin “Homry.
foes. Such feea may be awarded In the same auit of mcovered in & separates mut, whetho! o ned suth action or procseding is pursuod b dacian.:
judgment. The tenn “Prevaliing Party” shall nciude, without limitation, s Pardy of Brokar who substantinlly obtaing or defaate thn rebiaf sought, »3 the case
may by, whether by compramise. setttemant, jixigment, or the abandonment by the other Party or Broker of ts claim or defanse The asitnmays' fees ward
shall not be computed 'n acoordance with any court fee schedule, but'shall be such as to fully retmburee all sitomeys’ fees reasonably incurred
17. Prior Agreementa/Amendments, .

17.1 This Agreement supersedes any srl all prior sgreements between Seller and Buysr raganting the Proparty.
17.2 Amengdments fo this Agreament are eftective only If made in wiiting and axecuted by Buyar and Seller,

18. Brokers Rights.

18.1 i this sale I3 not consummated dus to the defgult of cither tha Buyer o¢ Saller, the defauliing Party shall be liable 16 and shall pay to Brke::,
Brokorage Fos that Brokers would have recetved had e sale been cohsummatad. If Buyer is the defaulting party, payment of sald Srob
addition fo any obligation with reapect 10 fiquidated or other damages,

18.2 Upon the Clging, Brokers are authorized to publicize the facts of this transaction.

19. Notices.

19.1 Whenever any Party, Exerow Holder or Brokers herein shall desire to give or sarve any notics, demand. raquest, approval. disappraval or ather
communication, each such m::mlaﬁon shall be in writing and sha¥ ba dolivered personally, by messanger or by mall, postage prepeld, In the addenas
set forth in this Agr & or by faceimila transmissi :

19.2 Servics of any such communicatian shatl be deemed made on the date of actual recaipt i parsonally delivered. Any such communication vt by
tegular mait shall be deemod given 48 hours after the seme i malled. Communications sert by Unfted Stales Exprass Madl or ovarnight cnirtler tat
guamnhnnmnr;dnrmsmubodnmdddivm24hwu|ﬂnrdeﬁvuyolhembMaPuul5aMceorcouia.C ] ad oy
fuceimile t iasion ahall be & d delivered upon talsphanle confirmation of recaipt (confirmation raport from fax machine it sufficent), providsd
copy it alzo deliverad via defivery ot mail. i such communication is recaived on a Saturday, Sunday of legal holiday, it shall be deamix reoshved .o the
reat business day. ’ -

19.3 Any Party or Brokat hereto may from lime o time, by notice n wriling, designate a diffefent addmmsx to which, or a difterent parsan ur adationy:
porzons to whom, all ications are thersdftar to be meds. .

20. Duration of Offer. '
20.1 ¥ e offer is not accupled by Sefler on or bufore 5:00 P.M. sccording ta tha tims standerd spplicatie to the city of

_Los hngeles onthedatmof_Februaxy 5. 2002 .. . . -~
ba deamed mtomstically ravoked. :

20.2 The acceptancs of thic affes, or of any subseguent courtetnlier hersiy, that creatos an agreement between the Partios 2o Jdescribad in paragrup)
1.2, shall be deemad mads upan dalivery to the oihes Party of stther Broker herein of 8 duly exacuted writing uncondiionally acospling the Tast outstanding
offer or countarofter.
21. LIQUIDATED DAMAGES. (This Liquidated Damages paragraph is applicable only if initlafed by both Parties).
THE PARTIES AGREE THAT IT WOULD BE IMPRACTICABLE OR EXTREMELY DIFFICULT TO FIX. PRIOR TO SIGNING "™i
AGREEMENT, THE ACTUAL DAMAGES WHICH WOULD BE SUFFERED BY SELLER IF BUYER FAILS TO PERFORM
OBLIGATIONS UNDER THIS AGREEMENT. THEREFORE, IF, AFTER THE SATISFACTION OR WAIVER OF ALL CONTINGENCIES
PROVIDED FOR THE BUYER'S BENEFIT, BUYER BREACHES THIS AGREEMENT, SELLER SHALL BE ENTITLED TO HQUIDA LU
DAMAGES IN THE AMOUNT OF 325,000,100 UPON PAY‘AENT OF SAID SUM TO SELLER, BUYFR 11HAD
BE ‘RELEASED FROM ANY FURTHER LIABILITY TO SELLER, AND ANY ESCROW CANCELLATION FEES AND HILE COMPANY
CHARGES SHALL BE PAID BY SELLER.

Buyer Initisls 7 Solter Inltials
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22. ARBITRATION OF DISPUTES. (This Arbitration of Disputes peragraph Is applicable only If Initiated by both Part

221 ANY CONTROVERSY AS TO WHETHER SELLER 18"33'[1150 TO THE UQUIDATED gmggg’m’mon BUYER 18
ENTITLED TO THE RETURN OF DEPOSIT MONEY, SHALL BE DETERMINED BY BINDING ARBITRATION BY, AND UNORR THE
COMMERCIAL RULES OF THE AMERICAN ARBITRATION ASSOCIATION "COMMERCIAL RULES"), ARBITRATION HEARINGS
SHALL BE HELD IN THE COUNTY WHERE THE PROPERTY IS LOCATED. ANY SUCH CONTROVERSY SHALL BE ARBITRA 112 Ay
3 ARBITRATORS WHQ SHALL BE IMPARTIAL REAL ESTATE BROKERS WITH AT LEAST 5 YEARS OF FULL TIME EXPERIENGE IN
BOTH THE AREA WHERE THE PROPERTY IS LOCATED AND THE TYPE OF REAL ESTATE THAT IS THE SUBJECT OF THIS
AGREEMENT. THEY SHALL BE APPOINTED UNDER THE COMMERCIAL RULES. THE ARBITRATORS SHALL HEAR AND
DETERMINE SAID CONTROVERSY. IN ACCORDANCE WITH APPLICABLE LAW, THE INTENTION OF THE PARTIES AS
EXPRESSED IN THIS AGREEMENT AND ANY AMENDMENTS THERETO, AND UPON THE EVIDENCE PRODUCFD AT AN
ARBITRATION HEARING, PRE-ARBITRATION DISCOVERY SHALL BE PERMITTED IN ACCORDANCE WITH THE COMMERGIAL
RULES OR STATE LAW APPLICABLE TO ARBITRATION PROCEEDINGS. THE AWARD SHALL BE EXECUTED BY Al LEAST < OF
THE 3 ARBITRATORS, BE RENDERED WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING, AND MAY INCLUDE
iy 0 o e LS

THSTANDIN .
OF THE ARB|TRATION HEARING TO APPEAR THEREAT, G THE FAILURE OF A PARTY DULY NQ [1-1:1)

222  BUYER'S RESORT TO OR PARTIGIPATION IN SUCH ARBITRATION PROCEEDINGS SHALL NOT BAR Sul° ' A
COURT OF COMPETENT JURISDICTION BY THE BUYER FOR DAMAGES ANDIOR SPECIFIC PERFORMANGE UNLESH AND
UNTIL THE ARBITRATION RESULTS iN AN AWARD TO TME SELLER OF LIQUIDATED DAMAGES, IN WHICH EVENT =u:.
AWARD SHALL ACT AS A BAR AGAINST ANY ACTION BY BUYER FOR DAMAGES AND/OR SPECIFIC PEREORMANCE,

223  NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING OUT OF Tite
MATTERS INCLUDED IN THE "ARBITRATION CF DISPUTES' PROVISION DECIDED BY NEUTRAL ARBITRATION AS PROVIOKD
BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS YOU MIGHT POSSESS TO HAVE THE DISPUTE LITIGAIE: IN A
COURT OR JURY TRIAL. BY INITIALING IN THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVFRY
AND APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THE “ARBITRATION OF DISPUTES" PROVISION 'f o4
!JENI:’UE.;ETL% sAuamrrRT'% A&Bm'rm %‘TER AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED TO ARBI| KATE

UTHO IFORNIA GODE OF CiVIL PROCEDURE. Y i
UNDER THE AUTHORITY C OUR AGREEMENT TO THIS ARBITRA:iON

WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT OF THE MA® TH RS
INCLUDED IN THE "ARBITRATION OF DISPUTES" PROVISION TO NEUTRAL ARBITRATION. )

sofl-
Buyer inmals _%nr
23. Miscelianecus.

221 Binding Effect.  Thic Agroament chall be binding on the Partiss without regand to whether or not paragraphs 21 and 22 3te Kk :
bothc:re;h- Parties, Paragraphs 21 and 22 ere each Incorporated into thic Agreement only H inialed by both Parﬁga?m% time matmmﬁfé"rﬁ?l
oxecuted. .

ﬂ-ll‘ humnﬂcam Law. This Agreement shail be govamed by, and paragraph 22.3 is amendad to raler fo. tho laws of the stato 'n whirs the

23 Time of Essance. Tima ls of the essenos of thi2 Agreement.

234 Caunterpeity, This Agreement may be executed by Buysr and Seller In counterparts, sach of wiich shafl be deemed an onqginal, and
aif of which fogether shafl constitute ohe and the seme instrumant, Escrow Haolder, after verfiying that the countarparts are identical axtapt '~ ‘hu
signatures, s suthorized and Instructed o comblne the signed signature pages on ona of tha counlamarts, which shall than constitute the Agrese ne:..

258 Walver of Jury Trial.  THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY aCTION OK
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT,

230 Conflict. Any conflic? botween the prnted provisions of thia Agreemant and the typewritten or handwritten provigiang hait 4
contrafied by e typewritten or handwritien provisions,

24. Uisclosures Reganding The Nature of a Raai Estats Agency Relationship,

24.1 The Pasties and Brokers sgrea that their eiationship(s) shall ba govemed by the principies tot forth in the applicable sections of tha «Sailtornia
Chvil Code, as summartred in paragraph 24.2. ) '

24.2 When entering into & diacusaion with a rest ostate agent regarding & real ectate iransaction, a Buyer or Seflar should flom the autset understam!
what type of agency reiationship or representation it has with thiz sgent or agents In the transaction. Buyer and Seller acknowiedgs being advisen ay the
Brokers In Mt ransacon, 40 follows;

() Sefier's Agent. A Seller's ageni under a llsting agreemant with the Seller acts 3 tha ageni for the Saller only. A Sellar's agent o subageat fu
the loliowing afMinnative obligetona; (1_) To the Seffer. A fiduciary dudy at uimost care, intagrity, honesty, and loyalty in dealings, with tha Seller. (2) "o the
Buyer and tho Soller: . Ugant excreice of reasonabdla ckills and cara in performance of the agenls duties. b. A duty of hones!"and fair dealing and gaod
faith. c. A duty to disclose all lecte known to the agont materially affecting the value or desirsbility of the propecty that ame not known 2, or within the Aigent
amention and chsarvation of, the Partles. An ageni is not obligated th reveal ig either Party any confidential inforration tbtained from the ather Pty whics
does not Invalve the affirmative dutiex sl Torth sbove.

(b) Buywr’s Agent A seling agant can, with 4 Buysr's conganl, agres ta act as aglen for the Buyer only. In thesa situations, the agent ks nor the
Sellars agant, even If by agreement the agent May raceive compensalion for 48rvicod rendered, either in full or In part from the Seller. An agent acting orly
for 8 Suyer haa the iciowing affmalive cbfigations. (1) To the Buyer: A Tifuclary duty of utmoat care, Integrity, hoftesty, and loyalty in deafings with ihe
Buyer. (2) To the Buyer and the Seffer 2. Dilgen! exarciaa of reasanabie skills and care In performanca of the agenl's duies. b. A duly of honest and i
dealing and good falth. ¢, A duty bo disclose all facts known 10 the agent matarially affacting the value or degirabfity of tha property fhat ara iot know: iw. 5
within the dligent attention and observation of, the Parties. An agent ks not abligated 1o ravsal 1o aither Parly any confidentiel information oblained frem b
other Party which does 1ot MVGIve the wffimative duties set forth sbows,

(c} Agent Repressniing Bolh Saffer and Suyer. A regl eslate agont, sither acting directly or thraugh one or inore asgociate licenses, can ryslly oc
the agent of bath Mé Seller and the Buyer in a transaction, but only with the knowledgs and consent of both the Safler and the Buyer. {1) In 8 duat agency
situetion. the egent has the following sfimmative obfigations to both the Seller and the Buyer: 8. A fiduciary dity of utmost care, Intagrity. honosty v 'syalt
In the dealinge with cither Sellar of the Buysr. b. Other duties Yo the Seller and the Buyer &4 stated ahove In their respaciive saciions () or {b) ™ this
paragraph 24.2. (2) in representing both Selter and Buyer, the sgent may not witheut the Axpress pammiseion of tha rsspective Party, diacioag 1o th- sthe.
Party that the Salier will e¢cept a price lead than the llsting price or Bt the Buyer will pay e price greater thon tha price offared {3) The above duties o the
agent In g resl axtate tranaaction do nol relieve 2 Saliar or Buyar from the responsibility in pretact thelr own Intorests, Buyer and Seller should carsfily: sonc
all agresmonts to assure thal they adequalaly express their understanding of the tanzaction. A resd sstate agent Is a parson qualified 1o advise - vy
estate. If legal or tax advice is desirad, consuR 4 competant peofassional.

(d) Further Discdosures. Throughout this ransachion Bayar and Seller may racalve more than one disclosum, depending upen the number ot
agenis assMating in tha transaction. Buyer and Sallsr thould aach read itz contanis asch ima it is ted, idedng the o ip barly ytham and
the real estale gent In this transaction and that disclosure. Brokors have no responaibitity with respect 1o any default or breach hereaf by withor Pony “ha
limbitry (Including caurt costs and attomeys” feos), of Aty Brokar with respect fo any braach of duty. eror or omisgion relating fo this Agresment shall cot
axpeed the fee received by such Broker pursuant to this Agreement; provided, however, that the foregolng limitation an arth Broker’s Nablldy shail ot be
spplicable 10 any groas negligence or wiltud misconduct ef such Brokear.

24.3 Confidantial infarrmefion: Buyer and Ssiler agres to identlly to Brokers as ‘Confidential™ any comwnunication ar Information given Brokere that i«

considered by such Parly 1o be confidenttal .
25. Conztruciion of Agro t. In conatniing thia Agreement, el headings snd tifles are for the convenlenos of the parties only and shall ~o ne
considered 2 pant of this Agreerment. Whenever required by the context, the singular shall includa the plural #nd vios versa. Unless atherwise specifically
wndicated fo the contrary, the word “days” as used in this Agreement shall mean ang relers to calendar days. This Agreement shell not be construer’ as !
prepated by tne of tha parties, but tethar aceanding to He falr medning as & wiwsla, a6 X both parties had paepared it

./ LSk
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28 Additionsl Provigiomne!

Addilonal pravisions of this offor, ¥ any, are a¢ follcws ar are Mdhﬂt\mbynnuddandum consisting of persgraphs A

B . (e arg no addidonal provisions wilts "NONE™.)

throunh

A OR RECOMMENDATION IS AMERICAN INOUSTRIAL REAL ESTATE ASSOCIATION OH BY
¥ BROKER AS TO THE LEGAL sumclaacv LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS AGREEMENT OR THE TRANSACTION TQi
IT RELATES. THE PARTIES ARE URGED TO:

SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX GONSEQUENCES OF THIS AGREEMENT. i
RETAIN APPROPRIATE GONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PROPERTY. SAID INVEBT!GATION‘
HOULD
NCLUDE BUT NOT BE LWMITED TO: THE POSSIBLE PRESENGE OF HAZARDOUS SUBSTANCES. THE LONMNQG OF THE PROPCATY. (HE
GRIT; uAND CONDITION OF ANY smucrunss AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PROPERTY FOR BUYER'S'

INTENDED USE

F
ARNING: [P THE PROFERTY 18 LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THIS AGREEMENT MAY m;sbf
0 8E REVISED TO CGMPLY WITH THE LAWS OF THE STATE IN WHICH THE PROPERTY IS LOCATED.

NOTE:

4, THIS FORM 1S NOT FOR USE (N CONNECTION WITH THE SALE OF RESENTIAL PROPERTY.

2. IFTHE BLYER 1S A CORPORATION, [T £3 RECOMMENDED THAT THIS AGREEMENT BE SIGNED BY TWO CORPORATE OFFIGERY.
The undarsigned Buyer offers and agress to buy thy Prapedty an the terms and conditions stated and acknowledges mesipt of 2 eopy heroo!

BROKER: BUYER:
JOSE RAMIREZ BMII/OR ASSIGNEE .

. by
o - oo 2SO 2
di Name Printed:Joge RAamirez.
Title: Qwnex ~ e
talophone: : LN Tek /Fucaimie.

Foderal 1D No. By

P rivacy Act

Fedaral 1D No,

27. Accoptance.
27.1 Seller accepts (he foregoing offer to purchase the Propery and horatry agneea to soll the Property to Buyer on the terms and convdtiais ihzreln -

dzh;dzsmmmnmaumh-w bean retained Io locate @ Buyer and ars tha procuring cause of the purchase end swo of Ma Propry
farth in this Agteamant. In consideration of el octate brokerage servica rendared try Brokers, Saller agrees (o aay Brokers a real atelr Brokerge “ue
asumegual 0 __ 5 . % of the Purchnoe Price divided in such shares as said Brokers shal dlmdinwrlﬁng This Agreement shall swve as a0
Irrevocable mstruction to Escrow Holder to pay such Brokemgs Fae to Brokars out of the pr o g to the t of Setler at the Closng.

215%Mmdowmm:mmmmndeﬁvem tignad copy fo auyar

NOTE: A PROPERTY INFORMATION SHEET IS REQUIRED T0 BE DELIVERED TO BUYER BY BELLER UNDER THIS AGREEMENY

BROKER: SELLER:

R . A
. g R —
Ay r Wi By: . . ——
e Sr._Vice President / Asanciate V. P Date: Tft, LA
Addroes: W,.Suﬂs.lﬁo_ Nama Printad: Niesnf f"”ﬁ"'?
Compezce, California 90040 Tte: ¥ ot 1} . . — .
Talophone: 323.278.31168 /323 .278.3139 Telephona/Facsimile: 248,553, 1000_/ 248 by i Al
Faceimier 323 726.1942 .
Federai 10 No. By: - —
Date: e
Noema Printed:

M | | Al

e ———— e et ——— e e

Inttials ' Page 7 of 8 ' Inifiats
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Title:
Address: 1475 West_ Twelve Mile Road
Paxmington Mills., MI 48331

Telephona/Facsimile: 248 . 553.1000 /248,553, 1.4"--' .
Federal 1D No,

Thene farme ste sften modified to et changing requirements of law and nesds of the Inckistry. Alwrys maka
formy: American industrial Real Extmts Association, 706 Seuth ﬂmr&rmmm,m“m“:‘?.é‘?":,mlmmmMlﬂmhmn!;umm

CCopyrgnt 2000-Ky Amencan inwiustrlal Reat Eatats & :nlg:-
No purt of theoe wariks rsy be reproducod In any form without permis: n i writing.

W \
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ADDENDUM TO ’

STANDARD OFFER, AGREEMENT AND ESCROW INSTRUCTIONS FOR PURCHASE OF REA!L ESTATE

FOR PROPERTY LOCATED AY
5030 FIRESTONE BOULEVARD, SOUTH GATE, CALIFORNIA
DATED JANUARY 25, 20002

This Addendum is attached to, and a part of the Standard Offer, Agreement and Escrow Instructions for
Purchase of Real Estate, dated January 25, 2002, between jose Ramirez andior Assignee, as Buyer, and
Jervis B. Webb of California as Seller. For convenience, all capitalized terms not otherwise defined in this

Addendum have the same meaning ascribed to them in the Agreement

Furthermore, paragraph

references used in this Addendum carrespond to the paragraphs set forth in the Agreement.

A,

E

Initials

g | , 1%

Within five (5) business days from Date of Agreement, Seller shali make the foliowing available for
Buyer's review at Colliers-Seeley Commerce office.

1. Survey(s) of the Propeny in possession of the Seller.

2. Copy of any environmental reports performed on the Froperty in possession of the Seller,
including soil closure report dated October 3, 2001, submitted to the Califomnia Regional
Water Quality Control Board. ;

»
“

3. Copy of any soi/GEO Technical Report performed on the Property in possession of Selier. ;

N .1(q). ibility Deadline.
Notwithstanding any other provision of the Agreement to the contrary, Buyer’s time for

reviewing all of the matters set forth in paragraph 9 shall expire at fourteen (14) days from the:
Opening of Fscrow. :

Buyer acknowledges that the Property is currently in escrow with another purchaser (the
“Current Escrow?). Buyer and Setler agree that this Agreement will become effective upon the
termination of the Current Escrow, when and only if the Current Escrow is terminated. If the
Current Escrow is not terminated and proceeds to closing, this agreerent shall have no effect and
become void. B

Lo

A’ 'i. v . A N .

Notwithstanding anything else in this Agreement, Buyer does hereby. acknowledge,
represent, warrant and agree, to and with Seller, that (i) Buyer is purchasing the Property in an “AS-
15" condition as of the date of the Close of Escrow with respect to any facts, circumstances, defects,
and conditlons, including environmental condltions, (i} Buyer shall undertake all such physical
inspections and examinations of the Property as Buyer deems necessary or appropriate, and tha
Buyer is and will be relying swictly and solely upon such inspections and examinations and the
advice and counsel of its own agents and officers, and (it Seller is not making, and has not iade,
any warranty of representation with respect to all or any part of the Property (including, but not
limited to, any matters contained in documents made available or delivered to Buyer in connection
with this Agreement).

Release and Indemnity
As of the Close of Escrow Buyer hereby expressly and unconditionally waives, releases,

_ defends, indemnifies and holds hanmless Seller and its successors and assigns, and its and thewr

respective affiliates, officers, directors, shareholders, agents, attomeys and employees (collectivelv
“Seller Released Parties”) from any and all claims against Seller and/or the Seller Released Parties
Buyer acknowledges and agrees that the foregoing waiver, release and indemnity includes all sight,
and claims against Seller or Setler Released Parties pertaining to the candition of the Property,
whether heretofore or now existing or hereafter arising, or which could, might or may be claimed
to exist, or whatever kind or nature, whether known or unknown, suspected, or unsuspected,
liquidated or unfiquidated, each as though fully set forth herein at length, which-in any way arise
out of, ar dre connected with, re relate to, the candition of the Property. The provisions of this
Paragraph shall survive the Clasing. Califomia Civil Code §1542 provides as follows:

‘A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE CREDITOR
DOES NOT KNOW OR SUSPECT TO EXIST IN HIS FAVOR AT THE TIME OF
EXECUTING THE RELEASE, WHICH IF KNOWN BY HIM MUST HAVE
MATERIALLY AFFECTED HiS SETTLEMENT WITH THE DEBTOR.

Initials
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Addendum to Standard Offer

.

£

5030 Firestone Blvd,
January 25, 2002
Page 20f 2

Initiats

Qe e i

By initialing this Paragraph, Buyer acknowledges that it has read, is fomiliar with, and waives the
provisions of Califomnia Civil Code §1542 set forth above, and agrees to all of the provisions of this
Paragraph, q,

Buyer's Initials
Access.

Buyer and Seller acknowledge that there are three groundwater monitoring wells on the
Property and that their continued monitaring remains the responsibility of Seller (the “Wells™).
Buyer agrees for itself and its successors or assigns that it shall not permit any damage to the Wells
and shall maintain unfettered access to the Wells untif such time as no further sampling is required.

_ Buyer grants an irrevocable license to Seller ar Seller's designee to enter onto the Propenty to

conduct sampling of the Wells or perform any other groundwater refated actions during the norrnal
course of business.

Lariiadd sem RannlfST ANKLAL dox
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